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TRI-CITIES 
 

Tennessee’s  

5th Largest Metro 

Nashville-Murfreesboro-Franklin, TN           1,589,934 

Memphis, TN-MS-AR             1,316,100 

Knoxville, TN        698,030 

Chattanooga, TN-GA       528,143 

Kingsport-Bristol, TN-VA         309,544 

Clarksville, TN-KY           273,949 

Johnson City, TN          198,716 

Morristown, TN            136,608 

Cleveland, TN        115,788 

Jackson, TN        115,425 

Cookeville, TN        106,042 

Tullahoma, TN     100,210 

Sevierville-Pigeon Forge-Gatlinburg, TN        89,889 
 

Census Bureau, Metropolitan Statistical Area: 2010 Census 



1761 - British Fort Robinson (renamed Fort Patrick Henry) 

1779 - Sullivan County, NC (later TN) formally established 

1784-1789 The Lost State of Franklin 

1796 - Tennessee statehood from North Carolina 

1822 - "Old" Kingsport incorporated 

1861-1865 - American Civil War 

1917 - "New" Kingsport incorporated (nearly 100 years after “Old” Kingsport) 

1967 - “Old” Kingsport annexed into “New” Kingsport 

Kingsport’s settlement pre-dates the State of 

Tennessee by 35 years 



Kingsport (1917) 

John Nolen, City Planner 
Harvard Square Cambridge, Mass. 
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Red = Kingsport (1917) 

 

Yellow = Kingsport (2011) 

36-30 parallel 
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http://upload.wikimedia.org/wikipedia/commons/7/7b/I-81.svg


The 1999 Economic Summit 
Economy in Transition 

 “Last one out, turn out the lights” 

 Major manufacturing closures/lay-offs 

 Eastman spin-off from Kodak 

 Major changes in elected officials and appointed leadership 

 “Rustbelt”  

 Call to action – A new day, a new plan 

EDUCATION & HEALTHCARE JOBS                                                     MANUFACTURING JOBS 



•Higher Education (Educate & Grow) 

 

•Recruit people (educated with income) 

•Retail amenities 

•Accessibility (airport) 

•Quality of life amenities 

•Commitment to education 

 

•Small business & entrepreneurs 

 

•Leisure/hospitality/sports tourism 

 

•Redevelopment / TIF / PILOT 

 

•Public arts, sculpture, music, cultural amenities 

Where We Were 
The 1999 Economic Summit 

Six Major Non-Traditional Economic Development Initiatives 

Broad Street Redevelopment 
Concept Plan 2001 



2 years free tuition to H.S. graduates 

Childcare, Public Transit 

$17 million local capital funding 

2,100 students 

2002 – Applied Technology 

2008 – Health Professions  

2009 – Higher Education  

2009 – Advanced Manufacturing 

2011 – Automotive Tech 



•Higher Education (Educate & Grow) 

 

•Recruit people (educated with income) 

•Retail amenities 

•Accessibility (airport) 

•Quality of life amenities 

•Commitment to education 

 

•Small business & entrepreneurs 

 

•Leisure/hospitality/sports tourism 

 

•Redevelopment / TIF / PILOT 

 

•Public arts, sculpture, music, cultural amenities 

Where We Were 
The 1999 Economic Summit 

Six Major Non-Traditional Economic Development Initiatives 

Broad Street Redevelopment 
Concept Plan 2001 



 

Tri-Cities, 

TN-VA 



•Higher Education (Educate & Grow) 

 

•Recruit people (educated with income) 

•Retail amenities 

•Accessibility (airport) 

•Quality of life amenities 

•Commitment to education 

 

•Small business & entrepreneurs 

 

•Leisure/hospitality/sports tourism 

 

•Redevelopment / TIF / PILOT 

 

•Public arts, sculpture, music, cultural amenities 

Where We Were 
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Six Major Non-Traditional Economic Development Initiatives 

Broad Street Redevelopment 
Concept Plan 2001 



Cattails 

Golf 

 

$88,321,240 in spin-off private 

taxable investments 

(1998-2009 Sullivan Co Public Tax Records) 
 

 

The 1 year increase from 2008-2009 ($22,576,400) was greater than the 

total property value in 1998 ($22,496,860) 

I-26 Gateway 

Leisure, Hospitality, Professional, Medical 



•Higher Education (Educate & Grow) 

 

•Recruit people (educated with income) 

•Retail amenities 

•Accessibility (airport) 

•Quality of life amenities 

•Commitment to education 

 

•Small business & entrepreneurs 

 

•Leisure/hospitality/sports tourism 

 

•Redevelopment / TIF / PILOT 

 

•Public arts, sculpture, music, cultural amenities 

Where We Were 
The 1999 Economic Summit 

Six Major Non-Traditional Economic Development Initiatives 

Broad Street Redevelopment 
Concept Plan 2001 



Since 2005, all of these have 
located on a redeveloped site 
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Downtown 

Kingsport 

Renaissance 

$91.1 million appraised value 

$37.7 million in private taxable 

investment (1998-2009), a 70% increase 

in 11 years 

Excluding churches, hospital, higher 

education (an additional $129,000,000) 



•Higher Education (Educate & Grow) 

 

•Recruit people (educated with income) 

•Retail amenities 

•Accessibility (airport) 

•Quality of life amenities 

•Commitment to education 

 

•Small business & entrepreneurs 

 

•Leisure/hospitality/sports tourism 

 

•Redevelopment / TIF / PILOT 

 

•Public arts, sculpture, music, cultural amenities 

Where We Were 
The 1999 Economic Summit 

Six Major Non-Traditional Economic Development Initiatives 

Broad Street Redevelopment 
Concept Plan 2001 



 



America’s 

Mountain 

South 
 

East Tennessee 

Virginia Highlands 

North Carolina High Country 

Upstate South Carolina 

North Georgia 

Knoxville, TN   U of Tennessee 698,030 

Greenville, SC   Furman  636,986 

Chattanooga, TN-GA  UTC  528,143 

Winston-Salem, NC   Wake Forest 477,717 

Asheville, NC   UNCA  424,858 

Kingsport-Bristol, TN-VA   309,544 

Roanoke, VA    308,707 

Charleston, WV    304,284 

Huntington, WV   Marshall  287,702 

Spartanburg, SC   Wofford  284,307 

Johnson City, TN   ETSU  198,716 

Charlottesville, VA   U Va  201,559 

Anderson, SC   Clemson  187,126 

Blacksburg   Virginia Tech 162,958 

Boone, NC   Appalachian St   51,079 

 

Census Bureau, Metropolitan Statistical Area: 2010 Census 

 



Memphis 

Nashville 
Tri-Cities 

Tennessee’s Strategic Location for 

Business and Residence 



Direct Flights to 8 Cities 

Direct  flights to 

 6 Cities: 
 

Atlanta 

Charlotte 

Chicago 

Detroit 

Orlando 

St. Pete/Clearwater 

 

Closest Neighboring 

Airports: 

Asheville (90 miles) 

Knoxville (112 miles) 

 

 

 

Passenger numbers at 

TCRA up 13 percent  
 

Published August 13th, 2011 5:39 am 

 



Equivalent Cost of Living for $50,000 



Low taxes coupled with high quality of life 
For a family of 4 in a house appraised at $229,500… 

2011 

Gasoline  $ 2,890  

Mobile Phone (3)  $ 2,496  

1 pack of cigarettes/day @ $5 ea  $ 1,825  

Car Insurance (2)  $ 1,727  

2-liters of bottled water/day @ $1.99 ea  $ 1,453  

Electricity  $ 1,298  

County Property Taxes  $ 1,222  

Cable TV  $ 1,214  

City Property Taxes*  $ 1,113  

Natural Gas  $    864  

Water + Sewer  $    598  

*All inclusive: No special assessments or monthly fees for garbage/trash/recycling, schools, parks, fire, etc. 



8th Best Place for Starting Over 

June 2011 

 The Tri-Cities region of northeastern Tennessee and southwestern 

Virginia, in the Blue Ridge Mountains, was the birthplace of the 

country's earliest country-music recordings. 

 Today, the area takes a back seat to Nashville, Tenn., in the music 

arena, but it is home to a number of large employers, including thriving 

Eastman Chemical Co., paper maker Domtar Corp. and the Holston 

Army Ammunition Plant. 

 Kingsport also is making some bold moves to boost its economic 

fortunes by harnessing the education of its residents. The city won 

accolades from both the National League of Cities and Harvard 

University for its city scholarship program, which pays for up to four 

semesters at Northeast State Community College for city high-school 

graduates. 

 



 



 



5 Year Results 
2,317 families from 49 states 

moved to Kingsport 
 

Top Donor States 
 

 

 

     1  VIRGINIA 769 

     2  FLORIDA 268 

     3  NORTH CAROLINA 185 

     4  SOUTH CAROLINA 87 

     5  GEORGIA 86 

     6  KENTUCKY 85 

     7  TEXAS 75 

     8  OHIO 65 

     9  CALIFORNIA 60 

   10  NEW YORK 54 

   11  MICHIGAN 52 

   12  MARYLAND 51 

   13  PENNSYLVANIA 43 

   14  ALABAMA 36 

   15  ARIZONA 33 

   16  MISSISSIPPI 33 

   17  ILLINOIS 30 

   18  INDIANA 28 

   19  NEW JERSEY 27 

   20  WEST VIRGINIA 27 



Free data (in this case, interactive!): 

Fortune Magazine (2008) Where Americans Are Moving 
http://www.forbes.com/2010/06/04/migration-moving-wealthy-interactive-counties-map.html 

 

Kingsport 
Sullivan Co, 
Tennessee 

Crossville 
Cumberland Co, 

Tennessee 

Wilmington 
Metro 
Brunswick Co, 
North Carolina 

Bristol 
Washington Co, 
Virginia 

http://www.forbes.com/2010/06/04/migration-moving-wealthy-interactive-counties-map.html
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Annual Economic Impact of Newcomers 

An example of Kingsport, Tennessee 

 +585 net new residential water connections (July 1, 2006 – June 30, 2011) 

 Census average = 2.3 persons per household 

 585 x 2.3 = 1,346 new residents (with City water/Sullivan County/Kingsport zip code) 

 $25,000 economic impact per year per person (UNC Wilmington, 2010) 

 $25,000 x 1,221 = $33,637,500 
 Consuming services and creating demand for jobs in medical, 

pharmacy, finance, insurance, real estate, food, retail, etc. 

 Not a bad return on investment for $55,000 annual budget for “Move 

To Kingsport” program 



 

 
TN Counties by Natural Increase (Deaths vs Births) 

 



 

 
TN Counties by Total Increase (including in-migration) 

 



Buxton analysis of in-migrants to 

Kingsport  

Primary: “Stable Careers”  

Young and ethnically diverse singles living 

comfortable lifestyles.   

   

Secondary: “Steadfast Conservatives” 

Mature singles and couples living in 

middle-class urban neighborhoods.  

 

Tertiary: “Urban Commuter Families” 

Upscale, college educated boomer families 

and couples living in comfortable, single 

detached homes in city neighborhoods.  



Compared to existing Kingsport residents, in-migrants from >35 miles away during the 

past 4 years are: 

  

Demographic 

·         35% more likely to have children 0-3 

·         49% more likely to have children 4-6 

·         35% more likely to have a head of household 35-44 

·         25% more likely to have a head of household 45-54  

 

Income 

·         170% more likely to have an income $150,000-$174,999 

·         174% more likely to have an income $200,000-$249,999 

 

Housing 

·         171% more likely to live in a home valued $300,000-$349,999 

·         228% more likely to live in a home valued $400,000-$449,999 

Buxton analysis of in-migrants 



Results:  5-Year House Price Appreciation  
Source: FHFA.gov 1st Quarter 2011 (August, 2011) 

+9.50% Johnson City, TN 

+9.16% Kingsport-Bristol, TN-VA 

+7.02% Greenville-Mauldin-Easley, SC 

+5.96% Roanoke, VA 

+5.37% Asheville, NC 

+4.66% Knoxville, TN 

+3.83% Nashville-Murfreesboro-Franklin, TN 

+2.25% Charlotte-Gastonia-Rock Hill, NC-SC 

+1.10% Chattanooga, TN 

 

-7.32% Memphis, TN-MS-AR 

-25.84% Chicago-Joliet-Naperville, IL 

-26.61% Atlanta-Sandy Springs-Marietta, GA 

-36.42% Detroit-Livonia, MI 

-36.56% Tampa-St. Petersburg-Clearwater, FL 

-42.27% Fort Lauderdale-Pompano Beach-Deerfield Beach, FL 

-55.03% Las Vegas-Paradise, NV 

 



Employment in 
Kingsport, TN-VA MSA 

January 
1990 

% of All 
Jobs 

June 
2011 

% of All 
Jobs 

Change   
1990-2011 

% Change 
1990-2011 

Education and Health Services 10,000 9.43% 18,900 15.91% 8,900 6.48% 

Leisure and Hospitality 6,500 6.13% 12,100 10.19% 5,600 4.05% 

Mining, Logging, Construction 3,100 2.92% 7,000 5.89% 3,900 2.97% 

Professional and Business Services 6,200 5.85% 8,800 7.41% 2,600 1.56% 

Government 12,600 11.89% 15,500 13.05% 2,900 1.16% 

Financial 3,100 2.92% 4,400 3.70% 1,300 0.78% 

Other Services 3,400 3.21% 4,300 3.62% 900 0.41% 

Information 1,900 1.79% 2,300 1.94% 400 0.14% 

Trade, Transportation and Utilities 22,900 21.60% 24,700 20.79% 1,800 -0.81% 

Manufacturing 36,300 34.25% 20,800 17.51% -15,500 -16.74% 

TOTAL 106,000 100.00% 118,800 100.00% 12,800 
Net New 

Jobs 

Source: http://www.bls.gov/eag/eag.tn_kingsport_msa.htm 

7-Aug-11 



DIVERSIFICATION 
12,800 Net New Jobs 

 

Employment in Kingsport MSA 

 

1990                                        2011 



Unemployment Rate During the “Great Recession” 

 
Source: Tennessee Department of Labor and Workforce Development (released June 2011 for May 2011) 



City of Kingsport Population 

Beginning of 

MoveToKingsport.com 
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